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1.1 Statement of Problems 
One difficulty in planning decision-making is that it must act in the context of 
uncontrolled events which are decided largely by the private development process. In 
other words, major land-use decisions are often made by the private developers. 
Planning has to give enough development opportunities to developers and advance the 
construction activity of residential developers in residential area as free market 
economies rely on the notion of unplanned and unrestrained competition. Planners 
and public officials are required to know and predict the private developers' 
willingness to locate a new development in order to improve their decision making 
process and manage the development effectively. 
The growing pressure to develop rural land or urban fringe area has led to urban 
sprawl which is associated with "leapfrog" expansion of new low-density development. 
Urban sprawl includes a wide variety of definitions. Harvey and Clerk (1945) stated 
that the term sprawl has been used frequently to describe merely the extensions of the 
urban fringe or defined as the scattering of urban settlement over the rural landscape. 
Squires (2002, p.2) defined urban sprawl as "a pattern of urban and metropolitan 
growth that reflects low-density, automobile-dependent, exclusionary new 
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development on the fringe of settled areas often surrounding a deteriorating city". 
Harvey and Clerk (1965) also described three major forms of sprawl; low density 
continuous development which is merely the gluttonous use of land in opposition to a 
value judgment about a higher density which would have been more appropriate, 
ribbon development sprawl which is composed of segments compact within themselves 
but which extended axially and leave the interstices undeveloped, and leap-frog 
development which is the settlement of discontinuous, although possibly compact, 
patches of urban areas. Cheap land and need for larger lot size would be the main 
factors which encourage suburbanization. However, urban sprawl or the trend of 
redistribution of population to the suburb or urban fringe area contains some 
undesirable issues. 
First, new low-density development costs higher than higher density 
development because new infrastructure and public services are needed. Burchell 
(2005) described that sprawling communities need larger public roads, increase the 
cost of new water and sewer hookups by 20% to 40%, impose higher costs on police 
and fire departments and schools and more. These costs are imposed on to businesses 
and residents through higher taxes and fees and sometimes through fewer public 
services. Burchell (2005) also mentioned that in most cases, sprawling developments 
do not generate enough property taxes to cover these added costs." 
Second, the conversion of farmland to non-farm uses has been one of the main 
concerns for planners and public officials. According to the U.S. Department of 
Agriculture, Census of Agriculture 2002, the United States lost 16,473,446 acres of 
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farmland from 1997 to 2002. The loss of productive capacity of agriculture is a 
concern. Also, as new development encroaches upon agricultural areas, it becomes 
difficult for farmers to continue their work. For example, road congestion or water 
pollution might occur and that makes hard to continue farming. On the other hand, 
the new residents near the farmland might complain about the noise or smell of 
arming. 
Finally, environmental and health concerns associated with urban sprawl or 
leapfrog development contains energy consumption and pollution. Urban sprawl 
increases fuel consumption and time spent to commute. And, the increased fuel 
consumption causes the air pollution which could be a threat to public and wildlife 
health. Also, Frumkin et al. (2004) mentioned about mental health issue of sprawl, 
for example, the stress of driving, stress of commuting, stress related mobility among 
commuters, aggressive driving, and road rage. They also described that sprawl might 
contribute to depression in several ways, by limiting regular opportunities for physical 
activity and by limiting opportunities for interpersonal contact. 
Planners and public officials are earning towards growth control to avoid the 
undesirable issues caused by urban sprawl. Numerous methods of "smart growth" or 
"growth management" exist; however, it is hard to say that planners and public 
officials use the methods effectively. As mentioned earlier, major land use decisions 
are often made by private sector and not by planners and public officials. Also, 
Harvey and Clark (1965) noted that "rapid expansion of an area often prompts many 
builders and developers to respond to the demand for housing and produce a variety of 
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discontinuous unrelated developments. The more rapid the rate of growth of an area 
and the greater the number of business firms operating in the housing market area, the 
greater the number of fragmented randomly located projects". Urban sprawl could 
stimulate additional urban sprawl. Even though one objective of developers is to 
satisfy the demand, this situation should be avoided. one obvious problem is that, as 
the pressure to develop urban fringe area increases, public policies which include 
zoning, subdivision regulation, and building codes sometimes enacted without 
understanding developers' location decision behavior. To manage city growth 
effectively, planners and public officials need to understand developers' location 
decision concerns and behaviors. 
1.2 Objectives 
Some previous studies about residential developers' location decision behavior 
have been conducted locally (Checchi 1978, Flaczynski 1996, Isabel 1970, Denny 
1972, Pauer 1983). However, the results of these studies might be unique within their 
study area. The developers' behavior in a rapidly growing area might be different 
from the small and stable community. Also, the local climate or property 
characteristics might affect the developers' behavior. Therefore, additional research 
about residential developers' decision behavior is needed in different geographical 
areas in order to identify the common factors for residential developers to locate a new 
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development. 
The objective of this study is to determine the factors that affect residential 
developers' decision in locating residential development. Although this study is not 
unique in studies of residential developers' behavior, this study is focused on Polk 
County, Iowa which has largest population in Iowa. In this study, I will determine 
which factors are important to developers in terms of locating a new residential 
development in Polk County, Iowa. Also, this study aims to show the relationship 
between the developers' characteristics and these factors. 
Numerous studies have showed that public policies are important elements of 
developers' location decision. Also, it is clear developers do their business along the 
direction of public policy. If planners and public officials are informed of the 
developers' concerns in locating development, they would be able to improve their 
planning process and plan for growth management effectively. 
1.3 Definition of residential developer 
A residential developer is defined as an entrepreneur engaged in the activity of 
converting of open land into improved residential subdivisions wherein the finished 
lots are ready for home building activities to take place (Pauer, 1983). This definition 
is meant to exclude the normal entrepreneurial activity of home building. However, it 
should be made clear that residential developer can be and very frequently is, engaged 
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in both activities (Pauer, 1983). 
1.4 Organization of the study 
The organization of the study follows a relatively simple format. The following 
chapter, Chapter 2, presents the literature review which is focused on development 
process and behavioral theory of residential developers' decision making to understand 
the mechanism of location decision. Also, general residential development decision 
is iscusse . 
The methodology for this study is discussed in Chapter 3. Selection of the 
study area, questionnaire structure, method and analytical methodology are reviewed. 
Chapter 4 focuses on the findings of the study which identify the important and 
less important factors for residential developers to locate a new residential 
development. The relationship between residential developer characteristics and 
factors are also analyzed. 
The concluding chapter, Chapter 5, presents the summary of the thesis and 
discussion of the results. Also, suggestions of possible related research that could 
improve understanding of the residential developers' location decision behavior are 
provided. Recommendations to communities and planners are also mentioned in this 
chapter. 
CHAPTER 2 
REVIEW OF RELATED LITERATURE 
2.1 Historical overview of suburbanization 
Before the second quarter of the nineteenth century, the city was highly compact 
cluster in which people get about by foot and goods were conveyed by horse and cart. 
After that period, suburbanization came out (Muller, 1986). The process of 
suburbanization began during the emergence of the industrial city (Muller, 1986). 
The innovations of transportation methods such as electric streetcar networks, 
automobile and free-way system had a strong impact upon suburbanization. Muller 
(1986, p.44) described that "in 1888, the first commercially successful electric traction 
line was developed. Within a few years the horse-drawn trolleys were retired and 
electric streetcar networks crisscrossed and connected every urban major area, 
fostering a wave of suburbanization that transformed the compact industrial city into a 
dispersed metropolis. This first phase of mass-scale suburbanization was reinforced 
by the simultaneous emergence of the urban middle class, whose desires for home 
ownership in neighborhoods far from the aging inner city where satisfied by the 
developers of single-family housing tracts". Once the city center could not afford to 
have enough housing, middle and upper classes wished to avoid the city center's 
disadvantages. Wright (1992, p.155) described that "in the early twentieth century, 
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there was a lot to flee from: narrow streets that received little sunlight in winter and 
trapped heat in summer, a lack of open spaces for recreation, horrendous crowding, 
filth, stench, and the associated facility for communication of desease". 
Frumkin et al. (2004) described four major factors which expanded the 
availability of affordable housing in the suburb in the years following Civil War; 
balloon-frame house, cheap land, favorable tax policies and the rapid expansion of 
public utilities. Balloon-frame house is an inexpensive construction method which is 
built of a small number of standardized parts and required relatively little labor and 
craftsmanship to construct. Frumkin et al. (2004, p.33) also mentioned that "as 
immigrants increasingly arrived in the late nineteenth and early twentieth centuries, 
willing to make major sacrifices to achieve home ownership, the availability of 
affordable home was a significant draw to the suburbs". 
The second wave of suburbanization was enhanced from the construction of the 
metropolitan free-way system after the Second World War (Muller, 1986). 
Mass-produced automobile made firms and residents free to locate where they pleased. 
Because many people moved to suburbs from city center, some firms also moved to 
suburbs in order to obtain the customer or labor force in suburb. Then many central 
city job opportunities declined. Peterman (2000) described that many resources 
became available in suburbs, especially education, parks and recreation, and a host of 
social services. Frumkin (2004, p.41) noted that after the Interstate Highway Act, 
passed in 1956, "factories and offices were dispersed from traditional urban centers, 
and the center-less city appeared". Also, Peterman (2000, p.63) noted that "housing 
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construction was booming in the suburbs as returning Second World War Serviceman 
married, started families, and left their old neighborhoods for a new suburban house 
with a picket fence and new suburban job". 
Frumkin et al. (2004) described the beginning of suburbs as "Kansas City's 
regional shopping mall, and the surrounding district quickly became a prototype 
car-based planning suburb". Frumkin et al. (2004) also mentioned automobile 
suburbs differed from previous suburbs in four respects. First, the overall pattern of 
settlement was dispersed, since proximity to trolley lines no longer defined corridors 
of development extending like fingers from the central city. Second, commuting 
patterns changed, as employment in the suburbs grew. .Not all suburban residents 
now commuted radially, from suburb to central city; some could work locally, or 
commute circumferentially to other suburban locations. Third, there was a dispersion 
of employment, with trucks moving raw materials and finished products throughout the 
metropolitan region. Finally, new forms of low-density residential architecture 
emerged, with simpler, less expensive houses built on larger lots, forming a less dense 
pattern of land use. 
Squires (2002) mentioned that "the basic pattern of urban development during 
the post-Second World War years has been one of outward expansion. People, 
resources, and wealth have consistently shifted away from city centers". Moreover, 
suburbs are not just appeared just when new residents appeared. Instead, private 
developers drove much of the design and construction. Frumkin et al. mentioned that 
"developers purchased large parcels; created subdivisions; and arranged public 
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transportation, road construction, sewer and water service; and other infrastructure — 
often at public expense". Also, as mentioned in Chapter 1, the suburbanization 
caused some undesirable issues; low-density development costs, loss of farmland, 
energy consumption and pollution. Squires (2002, p.4) noted that "sprawl 
developments are not inevitable, and they do not follow naturally from free market 
forces. Markets are real and people do make choices. However, markets operate 
within, and individual choices are constrained by, public policy and private sector 
decision-making". Planners and public officials are trying to solve these issues 
through public policy or growth management and they need to know where people are 
hoping to live and where developers want to develop. I will discuss about public 
policy and developer's actions next. 
2.2 Public policy and actions 
Johnson (2002; p.96) mentioned that "the housing industry is the only industry 
in which the community and the public as a whole, can influence the design and 
approval of the housing project". Peiser (1990, p.499) described that "developers 
need planners as never before and vice versa". Peiser (1990, p.499) also mentioned 
that "it used to be that developers could bypass planners by going directly to city 
councils for zoning approvals. Now, even where developers are building in full 
compliance with local zoning, they often must pass design reviews or other 
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discretionary public approvals". Also, planners need developers in order to satisfy 
the housing or commercial demand and make a city more attractive. If planners 
enforce regulation or plan without understanding of developers' thinking, developers 
will move to more attractive city. Planners need to pursue public interest and 
developers must be profitable to stay in business. It is important for planners and 
developers to cooperate together in order to achieve their objectives. 
Smart Growth was originally conceived as a reaction to what many planners 
believed were undesirable features of continuing growth through suburban sprawl 
(Downs, 2005). American Planning Association (2002) defined Smart Growth as 
"using comprehensive planning to guide, design, develop, revitalize and build 
communities for all that: 
• have a unique sense of community and place; 
• preserve and enhance valuable natural and cultural resources; 
• equitably distribute the costs and benefits of development 
• expand the range of transportation, employment and housing choices in a 
fiscally responsible manner; 
• value long-range, regional considerations of sustainability over short term 
incremental geographically isolated actions; and 
• promote public health and healthy communities." 
Smart Growth cannot be done without private developers. Downs (2005, p.368) 
mentioned that innovative real estate developers "promote Smart Growth principles to 
support their desires to create large-scale mixed-use projects, use higher densities than 
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in surrounding areas, and create a variety of housing types in a single project". 
De Grove (1989, p.22) described that "since the early 1970s, growth 
management clearly has emerged as an important subfield in public policy; yet 
research agenda needed to inform discussions of growth issues has not been formulated 
in a systematic way". There is wide variation in how the term, growth management, 
is defined. The objectives of Growth management are multifaceted, mainly 
protecting the natural environment, obtaining better quality of life, reducing social 
segregation and so on. The beginning of the growth management was in the early 
1970s, stressed environmental concerns. There was a burgeoning regulatory 
environment at the federal level, including the 1969 National Environmental Policy 
Act, 1970 Clean Air Act, 1972 Clean Water Act, and the 1972 Coastal Zone 
Management Act (Weitz, 1999). After that, growth management became to include 
broader array of issues. 
One of the big issues regarding growth management would be whether planning 
should have more or less regulatory control. Strict or more regulatory controls over 
land use might shut down or discourage the region's economy. Burchell (1993, p.24) 
described that "businesses could be driven from a state with excessive regulation to 
seek another with reduces regulation". Also, Burby et al. (2000, p.154) mentioned 
that "strict enforcement of regulations is one of the causes of decline in the amount of 
construction activity". As a result, it might become hard to support the public 
services, for example, police, fire, and education, because tax revenue from residents 
and businesses would decrease. However, this opinion is controversial. Malpezzi 
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(1996) found a significant relationship between stricter land restrictions and higher 
home prices. Malpezzi (1996) estimated that moving from a liberal to strictly 
regulated environment increases 17 percent for rents and more than 50 percent for 
house values. The increasing housing values might drive up the government's tax 
revenue. Also, through the strict regulation that limits the geographic area that can be 
developed, governments would be able to minimize the cost of public services. 
Hence we cannot say strict regulation makes it hard to support public services. 
Even though government regulations are normally adopted to achieve socially 
desirable goals, Burchell (1993, p.32) also mentioned that "limiting permissible 
development locations for environmental objectives could restrict housing 
development on the whole and drive up the costs of the housing that is permitted". 
Downs (1993, p.256) described that "developers of many new residential communities 
are required to prepare costly environmental impact studies to identify possible 
adverse environmental effects that might result from their proposed projects. It is 
good for society to obtain such knowledge in advance in order to prevent or mitigate 
undesirable outcomes by perhaps changing project design or collecting offsetting 
charges. But the costs of such studies and of the delays in development required by 
their preparation must be added to the market price of the housing units eventually 
developed in these projects. That reduces the affordability of those units". These 
higher housing costs would threaten the residents' quality of life. 
Downs (1993) described three motivations for communities to impose housing 
regulations. The first motivation is "to protect or even maximize the value of the 
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investments that homeowning citizens have made in their residents" (Downs, 1993, 
p.268). Community residents want to prevent the creation of nearby housing that is 
lower quality of lower price homes than their homes. That makes it difficult to build 
multi-family housing or low-cost housing in the community. The second motivation 
is that "many residents of middle- and upper income suburbs fear that invasion of their 
communities by low-income residents will bring undesirable consequences such as 
rising crime rates, students in local schools from homes that do not encourage good 
educational performance, and rising drug abuse. They also do not want higher 
density housing because it brings greater traffic congestion and air pollution, and may 
cause congestion of local public facilities such as schools, parks, and beaches" (Downs, 
1993, p.268). The third motivation involves community's tax base. Downs (1998, 
p.268) noted that "if local housing values keep rising steadily, the local government's 
tax base expands, and more taxes can be generated without increasing tax rates". 
The strategies to manage the community's growth for planners and public 
officials include exactions and impact fees. Porter (1997) described that exactions 
covers the variety of ways in which developers are required to contribute to provision 
of public facilities related to their developments. Porter (1997) also noted that local 
streets, sewer and water lines, drainage facilities, and parks and recreational facilities 
are funded in exactions. On the other hand, impact fees are charged for each new 
dwelling or increment of nonresidential space to defray the costs of public facilities 
required to serve the development (Porter, 1997). 
Even though planners and public officials impose development regulations to 
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manage the community's growth, public policies of development promotion are often 
needed to make a community more attractive, increase tax revenue, or redevelop 
blighted areas. 
Tax Increment Financing (TIF) is one of the tools to promote development. 
TIF was derived as a means of funding public improvements in blighted areas. 
According to Swenson and Eathington (2002), the idea of TIF is that public 
improvements in declining areas could spur private redevelopment, thereby increasing 
the property tax base, and the additional tax revenues could then be used to offset the 
costs of the improvements that had catalyzed redevelopment. Notch and Dalton 
(2000) described that in theory, a TIF district stimulates development that will 
ultimately increase the fiscal capacity of all the taxing jurisdictions, adding tax base 
that they would not otherwise have had. 
The statutory authority of TIF in Iowa is the Iowa Code Chapter 403, which is 
called as Urban Renewal Law. According to the Iowa Department of Management 
(online), the Urban Renewal Law was enacted in 1958 (Acts of the 57 General 
Assembly) for the purpose of eliminating slums and blighted areas in municipalities. 
TIF have to be used for "public purpose" in Iowa, because public funds can only be 
spent on public purposes. In the Iowa Code 2003 chapter 403.2, it is mentioned that 
"the powers conferred by this chapter are for public uses and purposes for which public 
money may be expended and for which the power of eminent domain and police power 
exercised." Also, in Iowa, TIF can be used for development of low and moderate 
income housing. TIF shall not be allowed for the purpose of providing or aiding in 
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the provision of public improvements related to housing and residential development, 
unless the municipality assures that the project will include assistance for low and 
moderate income family housing (Iowa Code 2003, chapter 403.22). 
Because development regulation policy and development promotion policy 
affect developers' development activity or profitability directly, as described above, 
public policy is an important component for developers to locate a new development. 
Rabinowitz (1988; p.115) noted that developers need to "understand local land-use 
regulations of many kinds in order to become partners with local government in 
developing land". Kaiser and Weiss (1967; p.242) described that "changes in 
requirements imposed by health, subdivision and zoning regulations, and so on, are all 
critical enough to affect profitability for the investment". Also, developers tend to 
avoid areas in which citizen groups have a strong political influence. In several 
studies, it is observed that existing public controls, usually zoning is one of the most 
important factors when locating a new residential development for residential 
developers. Bourne (1976; p.542) described that "zoning provides a qualitative 
measure of the importance developers attach to planning restrictions as well as an 
overall image of urban structure to which developers subsequently respond". 
Planning or public policy can affect the availability of certain property 
characteristics. Zoning regulations may limit the amount of land available for certain 
types of developments. Residential developers have to work within the context of 
public policy. Sometimes developers try to work beyond the public policy. Public 
policies are being challenged daily in the courts by developers in order to put their 
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property to reasonable use. However, Checchi (1978; p.29) described that "in many 
cases, the time delay in producing the residential package and legal expenses to be 
incurred when taking a growth control issue to court tends to discourage developer 
challenges to public growth-control policies". 
2.3 Residential land development process and decision making 
Residential developers' activities are of central importance in the city growth 
and land-use planning. Byrne (1996; p.3) defined the development process as "the 
process by which development agencies, together or on their own, seek to secure their 
social and economic objectives by the improvement of land and the construction or 
refurbishment of buildings for occupation by themselves or others". Kaiser and 
Weiss (1967; p.222) described the residential process as "the cumulative result of a 
complex of decisions and actions by individuals and groups, each being guided by 
his/her own incentives —the household customer by basic needs and preferences, the 
developer entrepreneur by the profit motive, the predevelopment landowner by a 
mixture of pecuniary and personal motives". A residential developer invests in a new 
development as well as to decide the location and type of development. Moreover, a 
residential developer's activity affects density, growth rate and surrounding 
environment. Therefore, it is the residential developer who is the main actor in the 
land development decisions. Moreover, Kaiser and Weiss (1967; p.240) stated that 
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"the developer becomes the key decision maker because basically it is he who must 
insert the intention to develop the land as a means of profit rather than relying on land 
value appreciation for capital gain". 
Although there is no model of the development process that can be applied 





The three stages will be considered to be the key sub decisions in one overall location 
decision made by residential developers. Byrne (1996; p.3) described that "the first 
part of the process comprises the acquisition of the land upon which the development 
is to take place and the acquisition of the appropriate planning permission. The 
second part comprises the construction of the building or buildings and the third part 
comprises their disposal both for occupation and investment". 
The search for developable land occurs in two ways (Checchi, 1978). First, 
developers seek out or obtain information on developable land. In this case, the 
developer identifies the demand for a housing type and price range, then proceeds to 
search for land based on site characteristics in order to supply housings needed to 
satisfy the demand. Second, real estate agents, lawyers or landowners themselves 
contact the developer. In this case, the developer needs to identify the type and the 
price range of housing plausible for the site and then calculate the demand for such 
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product. According to the thesis of Kenny (1972; p. l 63), "the real estate sales agency 
is very often involved, and the developer's own search or "birddogging" is slightly 
more important". Kenny (1972, p.163) also noted that "land owners frequently 
appear to make land presentations to developers". 
The negotiation process for purchasing properties is time consuming. Howell 
(1983; p.77) described that "most sellers will give buyers a 45 to 60-day study period 
to undertake basic engineering studies and obtain a preliminary financing 
commitment". Howell (1983; p.77) also described that "after the 45 to 60-day period, 
there usually is a second 45 to 60-day period allowed before settlement. During this 
period the deposit is at risk; and if the sale does not go through, it is forfeited". These 
day periods will allow time for investigating the decision before fully committing 
himself to purchase the site. 
2.4 Marketability and risks 
Usually the decision to purchase the land occurs after various factors related to 
location decision are evaluated. Although the search for the developable land is an 
important action, it is not the only consideration to locate a new development. 
Developers need to analyze whether the site is profitable or not. Peiser (1990) 
described that "a developer's fundamental role in city building is to accept risk that no 
one else will". Furthermore, Kaiser and Weiss (1967) noted that a substantial portion 
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of the developer's entrepreneurial activity and strategy while holding an option is to 
ascertain and reduce risks. Economic feasibility studies are utilized by developers to 
study the investment risk. Howell (1983) described the preliminary steps of 
feasibility study as follows; 
(1) A building program is conceptualized and a market survey is conducted to 
determine whether a market exists for the intended use. 
(2) Future operating costs are calculated. 
(3) The economic value of the project is determined. 
(4) Potential sources of funds are identified, including loans and equity capital. 
(5) The cost to develop the project is calculated 
(6) A preliminary go/no-go decision is made on the basis of whether the 
sources of funds are equal to or greater than the cost to develop the 
project. 
Kaiser and Weiss (1967) noted that economic feasibility studies occur in two 
stages; 
(1) Land-engineering study 
(2) Marketability study 
Land engineering study evaluates the profitability of the proposed location in terms of 
its cost implications and marketability study evaluates its revenue implications (Kaiser 
and Weiss, 1967). 
No two parcels or sites have the same site constraints or development solutions. 
Johnson (2002) described that determining the lot yield and the cost required to 
properly develop the housing project before the purchase is executed in order to 
minimize the financial risk. Kenny (1972; p.173) noted that "in most cases where the 
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developer has had considerable experience in subdivision development, a confidence 
in his judgment and evaluation approach has probably developed to the point where he 
is willing to make a decision to either drop consideration of the property in question or 
obtain an option or sign a conditional purchase contract with the level of analysis 
described above". Also, according to his research, Kenny (1972; p.174) stated that 
"several developers use forms for evaluating proposed subdivision sites. And, these 
forms vary, some limited to a check list for location criteria, but some include space for 
estimating costs of development". 
A marketability study is typically undertaken after acost-engineering study is 
completed. While land®engineering study deals with the supply side of the 
investment, the marketability study deals with the demand side. Checchi (1978; p. l9) 
described that "the marketability study indicates whether there exists a demand in 
terms of sales volume for the residential package under consideration". When a 
developer decides a demand exists, the developer calculates the profitability. 
Moreover, a marketability analysis can be done either within the firm or by outside 
consultants, experts, or specialists. Even though the decisions made by outside 
agents are not always correct, some developers request the marketability analysis 
outside the firm. Kenny (1972) stated that the developer who does not have long 
experience may lack strong confidence in his own judgment, and may therefore tend to 
seek outside factual and judgment inputs concerning both subdivision production and 
marketing aspects. 
Johnson (2002; p.3) summarized the residential market analysis as follows; 
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• Determine housing needs and land development objectives. 
• Document existing economic conditions within the area. 
• Forecast the economic conditions of the area 
• Undertake a market study to analyze the housing market. 
• Complete a competitive housing study of all current residential projects. 
• Complete an affordability analysis comparing income with housing price. 
• Summarize site data under considerations. 
• Recommend housing sales prices and raw land purchase goals. 
Investment for new development comes together with risks. Byrne (1996; p.6) 
described that "property development companies are thought to be the greatest 
risk-takers but the extent to which they feel comfortable with risk varies and most of 
them would actually deny that they take any risks without careful assessment". 
Kaiser and Weiss (1967) identified four major risks which underline the feasibility 
study; 
(1) Risks associated with the calculation of marketability 
(2) Risks associated with the land inventory 
(3) Risks associated with local public actions 
(4) Risks associated with obtaining necessary financial supporting decisions 
from financial intermediaries 
In order to reduce these risks, the developer needs to contact various agents, for 
example, planners, public officials, landowners, real estate agents, consultants, and 
financial institutions. By contacting these agents, a developer can compensate for his 
own uncertainty. One strategy to reduce the risk would be locating a new 
development near their other land development, because the developer already knows 
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the marketability and public actions through his own business. Kenny (1972; p.150) 
noted that "a principal reason for aerial and price concentration by residential 
developers is so that the fact component of market decisions is larger and the judgment 
involved is on a more adequate base of relevant experience and/or feel for the market". 
Bourne (1976; p.541) described that "developers seem to limit themselves to small 
localities, frequently to political subdivisions. They concentrated their activities in 
certain areas because that was where they best knew the often tricky political 
procedures for obtaining development permissions, or where they perceived that policy 
constraints on development were minimal, removable, or both". 
Peiser (1990) described that "greater regulatory risk makes it harder for small 
developers to compete. It serves as a barrier to entry, ultimately leading to a 
monopoly situation where only a few large developers are able to compete in a given 
market". Planners should reduce the regulatory risk. Peiser (1990) also described 
that "delays and protracted approval process are just as costly as direct fees on 
development, without any corresponding benefit to the community". Some small 
developers who cannot hold on through lengthy approval process would go out from 
the development business in the city, and the decreased competition or monopoly 
situation would raise the housing cost or rent. That means greater regulatory risk can 
decreases affordable housings in a city. 
In many cases, developers have a land inventory to reduce the risk of not being 
able to find suitable land when needed. Clawson (1971) stated that the strategies to 
have a land inventory are; 
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(1) The turnover rate for land is slow 
(2) Developers often seek land suitable to their needs; the land inventory 
insures them of immediate availability 
(3) Developers can avoid being at the mercy of landowners and speculators if 
the demand and price of land increases sharply. 
However, Clawson (1971) also described that developers operate primary on credit 
rather than on equity capital; therefore, it often pays them better to use what capital 
they have in their building operations rather than have it tied up in idle land. 
Moreover, Kaiser and Weiss (1967; p.242) noted that "the smaller the inventory, the 
more susceptible the developer is to purchase more marginal sites because of the risk 
of being without a product to sell at a future date". Yet holding land beyond the time 
it takes to develop the residential product makes the developer to consider the risks of 
changes in consumer demand and price of the land. 
To make a residential development, developer needs financial arrangements. 
Without the financial arrangements, a developer cannot move to purchase the land or 
land development. Finance for residential development comes from various sources, 
for example, savings, loans, Federal Housing Funds, and landowners. Howell (1983; 
p.80) described that "most income-producing projects will have two loans. One will 
be the permanent loan, which goes into effect when the project is completed. The 
other will be the construction loan, which finances the construction of the project and 
is drawn as work progress." Johnson (2002; p.16) mentioned that "knowledge of the 
site and of the ultimate use of the property is an essential ingredient in preparation for 
obtaining financing for the project". Obtaining a financial agreement from a financier 
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could be the step to check the profitability and risks of the development project. 
2.5 Developer characteristics and location decision 
Several studies showed that a relationship exists between developer 
characteristics such as firm size, experience, or production capabilities and location 
decision behavior. Peiser and Frej (2003; p.147) described that "experienced 
developers working in their own area know from past experience what they can 
spend." Also, Kaiser and Weiss (1967; p.243) described that "in general, the higher 
the price range, the more important are the estimated marketability effects of the site 
characteristics as opposed to cost considerations". 
Peiser and Frej (2003; p.147) noted that beginning developers must overcome 
several handicaps; 
• lack of experience in determining a workable price; 
• lack of visibility in the brokerage community, hence hearing about deals only 
after larger players have rejected them; and 
• less staying power, so they must be more careful about which deals to pursue. 
To overcome these handicaps developers with relatively small experience would have 
different location decision behavior. 
Checchi (1978) observed three significant relationships between developer 
characteristics and the dimensions of the local decision in Geauga County, Ohio. The 
first relationship identified is between developer experience and cost factor. Checchi 
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(1978; p.75) noted that "as a developer experience in land development increases, his 
concern with cost estimation decreases". 'The second relationship he identified is that 
a developer's cost concerns decrease as the number of years of experience in a 
particular area increase. Lastly, he observed an inverse relationship between market 
orientation (price range of lots produced) and the public utilities factor. 
Also, Weiss et al. (1966) noted that larger developers tend to locate their higher 
priced subdivisions where public utilities and more restrictive zoning are available 
while smaller scale developers appear less dependent upon public utilities for their 
higher priced subdivisions than for their low priced ones, and more attracted to sites 
further from major streets, further from employment, and further from the central 
business district. Checchi (1978; p.77) explained that a developer could afford to 
attach a higher price to his product (in order to cover the costs of utilities) if he sells 
his property to a builder who also operates in the higher price markets and who can 
absorb the costs by passing them on to the consumer rather than selling to a builder 
operating in the lower price markets". 
Howell (1983; p.76) described that "as a practical matter, smaller developers or 
community-based development corporations lacking capital may have no choice but to 
work with local governments if they do not already own or have access to a feasible 
site or building". 
Peiser and Frej (2003; p.359) mentioned that "small developers will benefit from 
future demographic changes, because there will be no dominant groups and thus more 
opportunities to target niche markets." The niche market would include, for example, 
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apartments targeted to renters with dogs. To compete with larger developers, small 
developers might have different criteria when considering the location of new 
residential development. 
2.6 Location decision factors 
Johnson (2002; p.34) described that "it is true that location, location, location is 
the key element of a project that cannot be remedied by money." Peiser and Frej 
(2003) categorized location by two factors; macrolocation factors and microlocation 
factors. Macrolocation refers to a property's proximity to major urban nodes, 
microlocation to a property's immediate environs (Peiser and Frej, 2003). 
Connecting to existing infrastructures is important for developers to locate a new 
development. The existing infrastructures include roads, water and sewer lines, 
drainage facilities and so on. Johnson (2002; p.8) mentioned that, if public water 
lines are not available, "resizing lines, looping water lines, providing water storage 
facilities may be required and may increase the costs associated with the development 
of the property." Furthermore, Clapp (1987) described the competitive characteristics 
of a site include access linkages measured by time or distance to work and school, to 
shopping and recreation, and to religious facilities. Clapp (1987) also noted that 
neighborhood prestige (such as income, occupations) can affect the competitiveness of 
the site. 
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As mentioned earlier, public policy or regulation issues are an important 
component for developers to locate a new development. Obtaining regulatory 
approval is one of the main concerns for developers, because the approval process 
consumes time and money. Developers have to cooperate with planners and public 
officials to accomplish a development. Peiser and Frej (2003; p.145) described that 
"zoning determines the building envelope and the density for a site. Specific issues 
that are usually covered in the zoning code include the number of units allowed, 
parking requirements, height limitations, setback restrictions, floor/area ratios, and unit 
size requirements." 
Site conditions also can be important factors for developers. To determine the 
projected improvement cost of the site and to figure out the profitability of the site, 
developers need to research the existing site conditions. Peiser and Frej (2003; 
p.143) described that "slopes create opportunities for more interesting design, such as 
split-level units and varied rooflines." However, flat land would be better to create a 
parking. Soil characteristics of the site are another factor when deciding the location 
of new residential development. Peiser and Frej (2003; p.143) noted that "even if a 
site looks clean, a developer should always hire a geologist to take soil samples of a 
site before purchasing it." 
Present demand and future demand of housings is another factor for residential 
developers to locate a residential development. Through the marketability study 
which mentioned earlier, developers calculate the profitability of the site. Also, 
because a developer has to survive in the competition with other developers, proximity 
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to other developers' land holdings could be a factor of location decision for developers. 
Johnson (2002; p.34) described that "if your project is better located, better priced, and 
of better value, being close to the competition will result in higher absorption rates and 
ultimately a more profitable project." 
According to Flaczynski's (1996) survey in Las Vegas, Nevada, the low cost of 
the raw land, the availability of municipal services, and attractiveness of the area are 
the three most important factors for residential developers when deciding the site 
location. Also, in his survey, the location which is preferred by financial backer, tax 
rates, and nearness to gaming and resort facilities are showed as less important factors 
in comparison. 
On the other hand, Checchi's (1978) survey in Geauga County, Ohio showed that 
the zoning of the land at the time of first consideration, topographic characteristics, 
local authority cooperation in obtaining zoning variances, market information from 
local businessman, and policy concerning the construction of central sewage collection 
and treatment facilities have a strong importance on residential developers when 
deciding where to develop. 
From the survey in the Atlanta Metropolitan Area, Kenny (1972) observed that 
highway access, proximity to schools and public utilities are the most frequently 
mentioned criteria for residential developers. He also mentioned that proximity to 
shopping centers and topographic factors are mentioned frequently by residential 
developers. 
Isabel (1970) found that the accessibility to existing roadways, quality of 
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existing schools, location of shopping centers, and availability of water and sewer 
service are very important factors for residential developers in New Castle County, 
Delaware. He also found that small developers considered the growth of the area's 
major city a very important factor in their decision process. Another finding was that 
local taxes, the location of churches, refuse removal services, and the cost of refuse 
removal are not considered to be too important in the location decision process for 
residential developers. 
Comparing the results of surveys mentioned above, there are some consistency 
and difference. Most surveys showed the availability of water and sewer services, 
zoning, and local authority cooperation as important factors. Even though, for 
example, Isabel (1970) showed proximity to shopping centers as very important factor, 
Checchi (1978) showed it is not a strong factor for residential developers. The 
differences between the results of surveys would come from the variety of study areas' 
characteristics, for example, life style, public policy and growth rate. The difference 
of time period which the surveys were conducted could also affect the developers' 
location decision behavior, because the trend of housing market changes over time. 
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CHAPTER 3 
STUDY AREA AND METHODOLOGY 
3.1 The Study Area 
The study area is Polk County, Iowa. Polk County is located in central Iowa on 
the Des Moines River, and is the largest county in the state. Des Moines, the capital 
city, located in Polk County, is the core of a metropolitan region that is the fastest 
growing in the state. The Des Moines Metropolitan Area is the center of state 
government, and functions as a central place for many statewide wholesale and retail 
services. Polk County's location at the junction of Interstates 80 and 35 affords 
excellent access to the regional and interstate highway systems, and the County is 
well-served by rail and air facilities. 
The Polk County 2030 Comprehensive Plan (2006) addressed three recent trends 
and issues; 
1. The rapid growth and expansion of western suburbs such as West Des Moines, 
Clive and Urbandale into Dallas County threatened to shift the region's economic 
center of gravity from the central city westward toward the I-35/I-80 beltway. 
2. The rapid growth of first-rising suburban cities such as Ankeny, Johnston and 
Altoona began to create land use and annexation conflicts along the city/county 
boundaries. 
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Figure 3-1: Polk County and incorporated cities 
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Source: The Iowa Department of Natural Resources, Natural Resources Geographic 
Information Systems Library 
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3. In the southeast, zoning that allowed a pattern of one-acre suburban lots with 
on-site septic systems led to traffic safety concerns on rural roads and created 
barriers to the efficient extension of urban services. 
Polk County is the most populated county in Iowa. According to the Office of 
Social and Economic Trend Analysis, Iowa State University, the population of Polk 
County is estimated by 393,184 in 2004. That is about 13% of the State's estimated 
total population. About half of the County's population resides in Des Moines 
(194,311 in 2004). Polk County has been experiencing the consistent population 
growth over the last 20 years, growing by 90,014 people (29.7%) between 1980 and 
2004. Most of the growth has been occurred in the suburban cities around Des 
Moines, with Ankeny, Urbandale and West Des Moines. 
Table 3-1: Population change 1950-2004, Polk County, Iowa and major cities 
Po ulation area 
p 
1950 1990 2000 2004 percentage change 
1950-2004 
Polk County Total 303,170 327,140 374,601 393,184 29.7% 
Des Moines 191,003 193,187 198,682 194,311 1.7°Io 
Ankeny 15,429 18,482 27,117 34„439 123.2% 
Altoona 5,764 7,191 10,345 12,107 110.0% 
Johnston 2,617 4,702 8,649 11,770 349.6% 
Urbandale 17,869 23,500 29,072 33,379 86.8% 
West Des Moines 21,894 31,702 46,403 51,363 134.6% 
Source: the Office of Social and Economic Trend Analysis, Iowa State University, and 
"Data for Decision Makers ®Polk County", University Extension, Iowa State 
University 
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According to the Polk County 2030 Comprehensive Plan (2006), Polk County is 
projected to experience a fairly consistent and moderate growth rate of 9 — 10 percent 
per decade from 2000 to 2030. The projection shows an increase of 31 % from 2000, 
or an average annual increase of just under one percent. Seven communities are 
projected to have double digit percentage growth by 2009; Johnston, Ankeny, West Des 
Moines, Pleasant Hill, and Clive, Urbandale, and Altoona. 
In contrast to the State and the country as a whole, Polk County's population is 
growing younger. Between 1980 and 1990, median age of Polk County increased 
from 36.3 years in 1980 to 38.2 years in 1990. Between 1990 and 2000, however, the 
median age of the County's population declined to 34.4 years. The Polk County 2030 
Comprehensive Plan (2006) mentioned the two factors which caused this trend; 
immigration of young families from outside the U.S. to Des Moines and first-rising 
suburbs and in-migration of families from outside the region to the growing suburbs 
and exurbs. 
According to the Office of Social and Economic Trend Analysis, Iowa State 
University, Polk County had 149,316 households in 2000. The number of 
households in 2000 was increased by 15°Io from 129,318 in 1990. The average 
household size was 2.44 persons per household in 2003, a slight decrease from the 
average 2.45 persons per household reported in the 2000 Census and 2.47 reported in 
1990 (The Polk County 2030 Comprehensive Plan, 2006). The average household 
income of Polk County as reported in the Office of Social and Economic Trends, Iowa 
State University was higher ($461,16 in 1999) than that of the State of Iowa ($367,42 
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in 1999). 
The Polk County 2030 Comprehensive Plan (2006) mentioned the lifestyles in 
Polk County by categorizing rural, small town, rural residential, suburban, and urban. 
In the rural area, more and more farm families are turning to non-farm sources of 
income to supplement farm income. Farmers directly in the path of municipal 
expansion will inevitably tend to sell their land for development. Other farmers are 
turning to recreational agriculture, value-added agriculture, or specialty crops like 
vegetables or nursery products. 
Next, the average resident of one of the small towns or unincorporated villages 
in Polk County is likely to live in asingle-family home, drive to work in another 
community, and send their children to a local elementary school. Small towns in Polk 
County include Granger, Grimes, Alleman, Elkhart, Runnells, Mitchellville, Sheldahl, 
Polk City and Carlisle. Some of these towns, such as Polk City, Grimes and Carlisle, 
are in a rapid transition to suburbs, as new single-family subdivisions are developed in 
and around their borders. Residents trade a longer commute for the benefits of small 
town living, but involving new households in civic and community life can present a 
challenge. 
Third, the rural residential lifestyle is a continuing option in many parts of Polk 
County. This rural residential lifestyle involves commuting to the metropolitan area 
for jobs and depending on the urban and suburban retail nodes for shopping and leisure 
activities. Forth, the suburban Polk County lifestyle is typed by post-war 
single-family developments on lots of one-quarter acre to one acre. Suburban 
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development has expanded from Des Moines and surrounded the centers of older 
established communities such as Windsor Heights, Clive, West Des Moines and 
Urbandale. Now, suburban communities in northern and eastern Polk County, such as 
Ankeny, Altoona, Bondurant and Pleasant Hill, are growing rapidly. Like rural 
residential, the suburban lifestyle is automobile-dependent, although trails and 
bikeways provide opportunities for recreation or commuting, and transit options are 
usually available. Fifth, the urban life style in Polk County places a broad range of 
income levels and diversity within single cities and neighborhoods. Since the 1880's, 
Des Moines has been the center of urban life and development in Polk County. 
Redevelopment in the 1990s brought a renewed high-density residential lifestyle 
option to downtown Des Moines. Downtown residential renewal has been 
accompanied by increased commercial, retail and entertainment opportunities (The 
Polk County 2030 Comprehensive Plan, 2006). 
According to the Polk County 2030 Comprehensive Plan (2006), here are an 
estimated 166,010 housing units in Polk County in 2003. This reflects an increase 
of 6.1 % since 2000 and 22.1 % since 1990. The communities experiencing the 
highest increases in total housing units between 1990 and 2000 are Grimes (+94.6%) 
and Johnston (+81.1%); located to the northwest of Des Moines. During the same 
period, the City of Des Moines increased its housing stock slightly (2.1 °Io), mirroring a 
slight increase (2.8%) in population. While the population of Des Moines declined 
slightly (1.4%) between 1970 and 2000, the number of housing units increased by 
about 17%. This likely reflects the decline in household size. 
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The only community to experience a decrease in total housing units between 
1990 and 2000 was Windsor Heights (-3.5%), probably due to its limited land area and 
older housing stmck. 
Figure 3-2: Windsor Heights and surrounding cities, Iowa 
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Housing values have increased substantially throughout Polk County since 1990. 
The median value of an owner occupied housing unit increased from $59,700 in 1990 
to $103,100 which is about 73% increase (the Office of Social and Economic Trend 
Analysis, Iowa State University). The highest value housing is located in the western 
suburbs, with Johnston reporting the highest median value at $188,300, followed by 
Clive and West Ides Moines. The median gross renter-occupied units has also 
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increases, although not as drastically has owner-occupied housing. The median gross 
rent increased from $437 in 1990 to $547 in 2000 which is an increase of 31.4% (the 
Office of Social and Economic Trend Analysis, Iowa State University). 
The Polk County 2030 Comprehensive Plan (2006) mentioned that "over the last 
decade, housing affordability has become a growing concern in Polk County". Much 
of the newer owner occupied housing being built is unaffordable to households making 
less than the area median income. The Plan noted two primary issues concerning 
affordability. One is simply the high cost of new housing, with housing prices 
increasing at a higher rate than household incomes; a trend affecting communities 
nationwide. The other is the uneven distribution of affordable housing, with a 
disproportionate amount of affordable housing being concentrated in Des Moines and 
other older communities. Many suburban cities have little interest in providing 
affordable housing, and have no policies or incentives that would encourage its 
construction. Cities tend to compete for the region's higher-end housing, using tax 
abatements and tax increment financing to attract development. One more issue 
against affordable housing would be that many residents oppose any increase in 
housing density, addition of rental or special needs housing, or introduction of new 
housing types, such as town homes or accessory apartments. 
The Polk County 2030 Comprehensive Plan (2006) mentioned eight tools and 
techniques for creating and maintaining affordable housing; 
1. Set-Asides and Zoning Incentives 
2. Residential Tax Increment Financing Districts 
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3 . Reduce Regulatory Barriers 
4. Focused Redevelopment 
5. Redevelopment of Tax-Delinquent Lots 
6. Community Land Trusts 
7. Support for Transit 
8. "Growing Green Communities" /Low Impact Development 
Within Polk County, one residential Tax Increment Financing has been developed in 
Polk City and another is underway in Grimes. While Polk County itself does not have 
the legislative authority to initiate residential Tax Increment Financing districts, It is 
required to comment on those proposed by municipalities. Next, Polk County is 
considering new housing and housing redevelopment initiatives and related 
infrastructure improvements in Delaware and Sayor townships, working in partnership 
with nonprofit housing providers and the Polk County Housing Trust Fund. The 
County's Housing Services department has provided assistance to the Saylorville, 
Marquisville and Norwoodville areas with housing rehabilitation. Moreover, the City 
of Des Moines is working to identify tax-delinquent lots. 
3.2 Methodology 
To collect data of residential developers' location decision behavior, mail 
questionnaire was conducted. Frankfort-Nachmias and Nachmias (2000) described 
the advantages of mail questionnaire; low cost, reduction in biasing error, greater 
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anonymity, considered answers and consultations, and accessibility. On the other 
hand, on of the disadvantages of mail questionnaire is low response rate. 
To obtain a high response rate, some strategies are utilized as follows; 
• simple and easily understood questions and instructions 
• simple format 
• brief statement of objectives 
• advance-notice letter 
• return envelope with stamp enclosed 
• letter of information (title, investigator, introduction, procedures, risks, costs, 
confidentiality, and contact information for questions were mentioned) 
The survey was mailed to a random sample of residential developers who are in 
residential development business in Polk County, Iowa, totaling one hundred. A 
computer based program was used to assign random numbers for random sampling 
(population = 125). Addresses of residential developers were derived from members 
of Home Builders Association of Greater Des Moines. An advance-notice letter was 
mailed to residential developers in order to inform a questionnaire survey is coming 
and why the survey is being done. Then, a letter of information and a copy of the 
questionnaire were distributed by mail to the developers. They were informed that 
there were no risks/costs and their responses to the questionnaire would be kept 
confidential. 
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3.3 Data collection 
The data utilized in this study are derived from the "Residential Developer 
Questionnaire Survey" (Appendix) which aims to determine the factors that affect the 
residential developers' decision in locating residential development in Polk County, 
Iowa. This questionnaire was mailed to residential developers who are in residential 
development business in Polk County, Iowa in February 2006. 
The questionnaire was divided into two sections. Section 1 dealt with general 
developer characteristics relating to experience in land development and organizational 
structure. Residential Developers were asked to respond questions which regards to 
the number of years they have been in residential development business, organization 
type, the number of employees they have, the number of acres they develop annually in 
the last five years, price range of the units, percentage of single-family detached units, 
percentage of multi-family units, and extent of business activities. 
Section 2 of the questionnaire was designed to determine the importance of a 
series of locational considerations that affect your firm's decision to locate a 
residential development. The developers were asked to rate the importance of thirty 
five location, cost, regulation, physical land suitability and marketability factors. The 
nominal response scale utilized to tag each question included the following 
measurements; extreme, much, some, little and no. The variables chosen for use in 
the questionnaire were identified and derived from the observations of Bourne (1976), 
Checchi (1978), Clapp (1987), Flaczynski (1996), Johnson (2002), Kaiser and Weiss 
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(1967), Kenny (1972), Peiser and Frej (2003), and Weiss et al. (1966). Also, the 
variables were derived from the relevant public policies towards growth in Polk 
County, Iowa. 
Table 3-2: Questionnaire survey summary 
Residential Ileveloper Questionnaire Survey Data 
Questionnaires Mailed 100 
Date of Mailings February 2006 
Questionnaires Returned Completed 26 
Questionnaires Returned Disqualified 4 
Questionnaires Returned Undelivered 11 
Percent of Completed Questionnaires Returned 26°Io 
Percent of All Questionnaires Returned vs. Percent Delivered 34°Io 
Percent Completed vs. Percent Delivered 29% 
Table 3-2 shows the summary of "Residential Developer Questionnaire Survey". 
Of the one hundred questionnaires mailed, twenty six completed responses were 
received from residential developers in Polk County, Iowa. Four were disqualified 
from the survey because they did not meet the criteria established in the definition of a 
residential developer. Eleven were undelivered. The Residential Developer 
Questionnaire Survey generated a response rate of 34 percent. 
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3.4 Analytical Procedure 
The main component of this thesis investigates the importance of factors that 
affects the residential developers' decision in locating residential development. Nine 
developer's characteristics questions and thirty five questions of location decision were 
asked by mail questionnaire. After the data collection process, the results were 
entered into a computerized statistical program. The computerized statistical program 
which was used in this research is the Statistical Package for the Social Sciences 
(SPSS). Frankfort-Nachmias and Nachmias (2000; p.457) described that "SPSS was 
designed especially for the analysis of social science data and includes most of the 
procedures that social scientists employ". 
Each question in Section 2 was close-ended with ordered responses. 
Respondents were asked to rank in order of most important factor to least important 
factor. Numerical values were assigned to each response to generate an ordinal 
measurement scale. All of the importances of location decision factors were 
measured by a five point Likert scale from 1 (No) to 5 (Extreme) as follows; 
• Extreme = 5 
• Much = 4 
• Some=3 
• Little = 2 
• No = 1 
Likert scale is a rating scale measuring the strength of agreement with a clear 
statement. Babbie (1975) described that in Likert scaling "the respondent is 
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presented with a statement in the questionnaire and is asked to indicate whether he 
strongly agrees, agrees, disagrees, strongly disagrees, or is undecided. Modifications 
of the wording of the response categories may be used, of course". The choice of 
numbers is arbitrary and asserts equal distance interval between ranks, which is 
equivalent to covering the order to an interval scale. Given these numerical values, 
the mean response values for each question were calculated and ranked in order to 
study how much importance each question have for residential developers. Also, 
minimum value, maximum value and standard deviation of all each factor are 
calculated in order to figure out the dispersion of the importance. 
Next, it is necessary to figure out the relationship between developer 
characteristics and location decision factors. As the developer characteristics, the 
number of years in residential development business, number of employees the firm 
has, number of units produced annually, percentage of single-family housing project, 
maximum price of the units, and median price of the units were utilized in this analysis. 
To find the relationship between developer's experience and location decision, the 
number of units produced annually was utilized. Also, to find the relationship 
between firm's size and location decision, number of employees the firm has and 
number of units produced annually were utilized. The percentage of single-family 
housing project was used because developers who are working mainly in single-family 
housings development might have different location decision criteria from developers 
who are working in mainly in multi-family housings development. Finally, maximum 
price of the units, and median price of the units were utilized because developers who 
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are operating in higher price markets might have different location decision criteria 
from developers who are operating in lower price markets. 
In order to explore the relationship between developer characteristics and 
location decision factors, correlation coefficients were calculated. According to 
Frankfort-Nachmias and Nachmias (2000, p.362), correlation coefficients "reflect the 
strength and the direction of association between the variables and the degree to which 
one variable can be predicted from the other". Specifically, Pearson product moment 
coefficient of correlation was utilized in this study. Pearson product moment 
coefficient of correlation is a measure of strength of the linear relationship between 
two random variables (McClave and Dietrich, 1988). 
The correlation coefficient can be either positive or negative. A positive 
correlation coefficient indicates that as the value of one of the variables increase, the 
value of the other will also increase. A negative correlation coefficient indicates that 
as the value of one of the variables increase, the value of the other will decrease. 
Bohrnstedt and I~noke (1982) described that the correlation coefficient can range 
between -1.00 for a perfect inverse association to +1.00 for a perfect positive 
covariation, with 0 indicating no relationship. The closer the correlation coefficient 
comes to 1.00 or -1.00, the stronger the linear relationship between two variables 
(McClave and Dietrich, 1988). 




4.1 Developer characteristics 
The results of the "Residential Developer Questionnaire Survey" were presented 
in this chapter. Section 1 of the questionnaire focused on firm characteristics of 
developers who are in residential development business in Polk County, Iowa. 















Housings (%® ) 
Mean 23.80 21.54 47.67 46.04 64 
Median 25 3.5 15 32.5 80 
Minimum 3 1 1 2 0 
Maximum 52 180 350 150 100 
The Table 4~ 1 shows the summary of residential developer characteristics in 
Polk County, Iowa. Residential Developers in Polk County, Iowa had averages of 
23.8 years experience in residential development business and 21.54 employees. The 
youngest developer had 3 years experience and the oldest developer had 52 years 
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experience. The smallest developer had 1 employees and the largest developer had 
180 employees. 
Polk County residential developers developed an average of 47.67 acres annually 
in the last five years. An average 46.04 units were developed by residential 
developers in Polk County, Iowa annually. Also, the respondents indicated that 
average 64% of projects were development of single-family detached units. That 
means average 36% of projects were multi-family units development. 
The respondents showed a variety of price range of units. The widest price 
range of units was from $350,000 to $1,000,000 and the narrowest price range of units 
was from $209,000 to $249,000. The minimum price of the unit was $46,000 and the 
maximum price of the unit was $1,000,000. 
Of 26 developers, the organization type of 18 developers was corporation (69%), 
6 developers were in a partnership (23 %), and 2 developers were in a proprietorship 
{8%). Moreover, from the question 9 in Section 1 (Appendix), "What is your firm's 
extent of business activities? Please check all that apply.", 19 developers worked 
combined with builder business (73 %), 9 developers worked combined with 
commercial development (35%), 9 developers worked combined with property 
management (35%), 1 developer worked combined with real estate financing (4%), and 
2 developers work combined with real estate broker business (8%). Only 1 developer 
was engaged in residential development business without combining other businesses 
(4%). 
From the result of this study, it should be noted that the respondents did not 
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include largest residential developers in Polk County, Iowa. However, data from 
Section 1 shows that the firm characteristics of survey respondents cover wide variety 
of characteristics. It is good to analyze the relationship between developer 
characteristics and location decision factors. As mentioned earlier, firm 
characteristics of residential developer might affect their location decision behavior, 
for example, developers with small number of employees might act in a different way 
from developers with large number of employees when deciding the location of new 
residential development. I will discuss about the relationship between developer 
characteristics and location decision factors later in this chapter. 
4.2 Location decision factors 
Section 2 of the questionnaire focused on 35 location, cost, regulation, physical 
land suitability, and marketability factors that influenced the residential developers' 
location decision in Polk County, Iowa. All of the importance of location decision 
factors were defined as 1 to 5 scale; Extreme = 5, Much = 4, Some = 3, Little = 2, and 
No = 1. The mean response score of each factor reflects the level of importance for 
developers to locate a residential development. Table 4-3 shows the mean, minimum, 
maximum and standard deviation of the 35 location decision factors for the entire 26 
survey sample population. The bold mean score shows seven factors which were 
rated over mean value of 4.00 and three factors which were rated under mean value of 
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Table 4-2: Importance of each factor 




1 Proximity to schools 3.12 1 5 0.909 
2 Proximity to highways 3.58 2 5 0.703 
3 Proximity to employment 3.42 2 5 0.643 
4 
Proximity to incompatible land uses such as 
landfills, heavy industry, etc 
3.88 1 5 1.177 
5 Proximity to recreational and scenic areas 3.50 2 5 0.707 
6 Proximity to shopping centers 3.30 1 5 0.836 
7 Proximity to other developer land holdings 2.69 1 4 0.884 
8 
Proximity of the site to your other land 
holdings 
2.69 1 5 1.050 
9 Social location and prestige of the site 3.46 2 5 0.706 
10 Quality of the surrounding neighborhood 3.81 2 5 0.801 
11 Availability of fire and police services 3.19 2 4 0.694 
Cost factors 
12 Availability of tax abatement 3.27 2 5 1.080 
13 Availability of equity capital 3.23 1 5 0.992 
14 Existing road accessibility to the site 4.12 2 5 0.771 
15 Anticipated property tax rate 3.35 2 5 0.936 
16 Projected improvement costs of the site 4.32 2 5 0.863 
17 Cost of undeveloped land 4.12 1 5 1.071 
18 Projecting time involved to develop the site 3.50 1 5 1.068 
19 Availability of public sewer and water service 4.46 3 5 0.761 
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Table 4-2 Continued 




20 Subdivision regulation and building codes 3.96 3 5 0.559 
21 
Zoning of the site at the time of first 
consideration 
3.73 3 5 0.724 
22 Length of the subdivision review process 3.65 1 5 0.936 
23 
Local authority cooperation in obtaining 
zoning variances 
3.81 2 5 0.801 
24 
Local authority cooperation in the extension 
of public services 
4.08 3 5 0.796 
Physical land suitability factors 
25 Availability of undeveloped land 3.73 1 5 0.874 
26 Size of the site 3.58 2 5 0.809 
27 Topographic characteristics of the site 3.77 2 5 0.710 
28 Soil characteristics of the site 3.54 1 5 1.029 
Marketability factors 
29 Present demand for housing in the area 4.19 3 5 0.634 
30 Future demand for housing in the area 4.15 3 5 0.613 
31 Rural character of the general area 2.42 1 4 0.902 
32 Information from a formal market analysis 3.23 2 5 0.863 
33 
Market infmrmation from businessman and 
public officials 
3.15 2 5 0.925 
34 
Presence of citizen groups in the area who 
may interfere with obtaining zoning variances 
3.38 2 5 0.804 
35 
Presence of citizen groups in the area who 
may interfeffe with the extension of public 
services 
3.27 1 5 0.874 
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Figure 4-1: Mean response values 
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3.00. 
The survey results indicate that the most important factor affecting the site 
location decision for residential developers in Polk County, Iowa was the availability 
of public sewer and water service (Factor No. 19). The mean score was 4.46 on a 
scale from one to five. The easy access to sewer and water lines were the most 
important factor for residential developers in Polk County, Iowa. The availability of 
public water and sewer services makes sites more attractive to develop for residential 
developers. Any long-term difficulty in obtaining these services had negative impact 
for residential developers who were considering where to put a new residential 
development. Providing these services is pre-required for development. As 
mentioned earlier, developers must be profitable to stay in business. The costs 
involved in providing these services can be significant and the cost to put these 
services would bear upon the developers' profit. From this questionnaire survey, the 
majority of residential developers in Polk County, Iowa were trying to be profitable to 
locate a new residential development project where public and water services are 
available. For planners and public officials, the most effective strategy to stimulate 
the housing development demand was expanding or supplying available water and 
sewer Ines. 
Several similar studies conducted in the other study areas showed that the 
availability of public water and sewer services are very important factor for residential 
developers (Flaczynski 1996, Checchi 1978, Kenny 1972, Isabel 1970). That 
indicates that the importance of these services are not exceptional in Polk County, 
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Iowa and we can say that many developers in the United States rank this factor as very 
important factor. 
The projected improvement costs of the site (Factor No. 16) was the second most 
important factor for residential developers in Polk County, Iowa. The mean score was 
4.32 on a scale from one to five. This factor also categorized as cost factors. The 
projected improvement costs of the site can be conducted by the land-engineering 
study which mentioned in chapter 2. By projecting improvement costs of the site, 
developers make an estimate of profitability of the development project. Because one 
of the developer's roles in housing market is to take the investment risk, majority of 
developer concern the cost to develop when deciding the location of residential 
development. 
The third most important factor for developers to decide the location of 
residential development was the present demand for housing in the area (Factor No. 
29). And, the forth most important factor was the future demand for housing in the 
area (Factor No. 30). The mean score of present demand was 4.19 and that of future 
demand was 4.15 on a scale from one to five. These two factors can be figured out by 
the marketability study which mentioned in Chapter 2. Population, vacancy rate, land 
value, or average household income would be the identification of demand for housing 
in the area. It is necessary to research not only the people in the area but also the 
attractiveness of the area for the people living outside the area. Myers (1989, p.98) 
described that "favorable quality-of-life rankings constitute one tool used to help draw 
the attention of outsiders, although over zealous growth promotion may threaten to 
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undermine future attractiveness". 
Even though I noted that a marketability analysis can be done either within the 
firm or by outside consultants, experts, or specialists in Chapter 2, information from a 
formal market analysis (Factor No. 32) and market information from businessman and 
public officials (Factor No. 33) showed relatively low mean scores (3.23 and 3.15). 
That implies that many developers in Polk County, Iowa research the marketability by 
their own judgments with their experiences or feelings. 
A developer noted in the end of the questionnaire that "economic conditions 
(interest rate, prime rate, etc.) become important factors in when and how much we 
develop on a yearly basis". Another developer also noted that interest rates and 
economic conditions are important factor for residential development project. 
Housing demand and economic conditions are closely related, and planners and public 
officials would need to consider not only housing demand but also economic 
conditions when planning the community's growth management. 
A possible explanation why the present demand was slightly more important 
than future demand would be that it is hard to calculate the future demand and the 
uncertainty of future demand makes the development project more risky. Kenny 
(1972, p. l47) noted that "due to the fact that the housing market itself fluctuates 
considerably over relatively short periods of time (due to factors beyond the control of 
the developer), what information is obtained may soon be outdated". 
The fifth most important factors for residential developers were the existing road 
accessibility of the site (Factor No. 14) and the cost of undeveloped land (Factor No. 
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17). The mean score of these two factors were 4.12 on a scale from one to five. The 
existing road accessibility of the site is an important factor for residential developers, 
because they might have to pay the cost of new accessible roads. Such cost can be 
very expensive, and the investment for a development without accessible roads can be 
unprofitable. Also, housings with good accessibility to the roads can be attractive for 
home buyers. 
The cost of undeveloped land was also an important location decision factor for 
residential developers in Polk County, Iowa. It is sometimes difficult for developers 
to find parcels that are developable, because the availability of developable land is 
restricted by planners and public officials through comprehensive plan and zoning 
regulation. The price of the undeveloped land would be higher if suitable land is 
scare and demand is high. Therefore, planning has a strong relationship with the cost 
of undeveloped land. The result of this question indicated that, if the cost of 
undeveloped land becomes very high, developer would shift the development to the 
other areas. Planners and public officials need to consider the price of undeveloped 
land when planning the community's growth. Also, Flaczynski's Survey in Las Vegas 
Valley (1996) showed that the most significant factor for residential developers was the 
low cost of undeveloped land. 
The local authority cooperation in the extension of public services (Factor No. 
24) was the seventh most important factor for residential developers in Polk County, 
Iowa. The mean score was 4.08 on a scale from one to five. It was noted earlier that 
developers are concerned with local authority cooperation in the extension of public 
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services since they can affect the profitability of the investment. This factor is 
closely related to the most significant factor, availability of public sewer and water 
service. The result showed that most of residential developers in Polk County, Iowa 
were concerning the public water and sewer services strongly when deciding the 
location of residential development. The reason why the local authority cooperation 
in the extension of public services was more important than the local authority 
cooperation in obtaining zoning variances (Factor No. 23) which had the mean score of 
3.81 would be that it can affect the profitability indirectly. A developer noted on the 
end of the questionnaire that "land development is velocity". As mentioned earlier, 
time delay or protracted approval is costly for developers. Many residential 
developers in Polk County, Iowa were hoping to develop smoothly with the local 
authority cooperation. Peiser (1990) described that "most developers and planners 
view each other with suspicion". However, cooperation between local authority and 
developer is necessary for development projects. 
These above top seven factors were rated over mean value of 4.00. On the 
other hand, three factors showed under mean value of 3.00; rural character of the 
general area, proximity to other developer land holdings, and proximity of the site to 
your other land holdings. 
The least important factor affecting the site location decision for residential 
developers in Polk County, Iowa was the rural character of the general area (Factor No. 
31). The mean score was 2.42 on a scale from one to five. The rural character has 
attractiveness for some communities in the United States, but developers in Polk 
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County, Iowa did not rank this factor important. Even though rural character of the 
general area is not important for developers, the social location and prestige of the site 
(Factor No. 9) which showed mean value of 3.46 and the quality of surrounding 
neighborhood (Factor No. 10) which showed mean value of 3.81 indicated some 
importance. The social location, prestige and surrounding neighborhood might have 
certain appeals to consumers, and that makes developers easy to sell the housings. 
Also, developers might create or improve these factors by providing housing types and 
surrounding infrastructures. 
The proximity to other developer land holdings (Factor No. 7) and proximity to 
your other land holdings (Factor No. 8) showed second least importance with the mean 
value of 2.69. Even though developers considered the present and future demand for 
housings very important as mentioned earlier, they considered the proximity to other 
developer land holdings and their own holdings not very important. Competitors' 
position can affect the prosperity of the project and geographical concentration of the 
development can reduce the risk and research cost. This result indicated that demand 
side of the housing market was more important for residential developers in Polk 
County, Iowa thin supply side of the housing market. 
Proximity to schools (Factor No. 1), employment (Factor No. 3), recreation 
(Factor No. 5), slhopping centers (Factor No. 6) showed relatively low mean values 
which are under the mean value of all factors (3.57). However, proximity to 
incompatible land uses such as landfills and heavy industry (Factor No. 4) indicated 
relatively high importance with mean value of 3.88. That implies that, for residential 
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developers in Polk County, Iowa, negative concern was more important for residential 
developers than positive concerns. 
4-3 The relationship between developer characteristics and their location decision 
Table 4-4 shows the correlation coefficient between developer characteristics 
and thirty five location decision factors. Correlation coefficients reflect the strength 
and the direction (positive/negative) of association between the variables and the 
degree to which one variable can be predicted from the other (Frankfort-Nachmias and 
Nachmias, 2000). "Experience" stands for the number of years in residential 
development business, and "employees" stands for the number of employees their firm 
have. Also, the number of "units" they develop annually, the percentage of 
single-family housings developed ("SF percentage"), the "maximum price" in their 
price range of development units and the "mean price" of the units developed were 
used for this study. 
Some relationships were identified from this study. The first relationship 
identified is between local authority cooperation (Factor No. 23 and 24) and the price 
range of units (maximum price and median price). The correlation coefficient 
between local authority cooperation in zoning variances and median price of units 
showed highest inverse relationship (-0.682). The local authority cooperation in 
obtaining zoning variances and the maximum price of the units in their price range 
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Table 4-3: Correlation coefficient: the relationship between developer 




















1 Proximity to schools 0.559~~ 0.294 -0.128 0.129 0.03 0.06 
2 Proximity to highways 0.214 0.178 -0.167 0.209 0.117 -0.07 
3 Proximity to employment 0.03 0.346 0.457= -0.203 -0.362 -0.464 
4 
Proximity to incompatible 
land uses such as landfills, 
heavy industry, etc 
0.121 0.289 -0.284 -0.139 0.087 0.058 
5 Proximity to recreational 
and scenic areas -0.015 0.155 -0.013 -0.242 
-0.121 -0.132 
6 Proximity to shopping 
centers -0.308 0.222 -0.074 -0.093 0.019 0.001 
7 Proximity to other 
developer land holdings 0.193 0.034 -0.117 -0.040 -0.159 -0.084 
8 Proximity 
of the site to your 
other land holdings -0.032 -0.019 
-0.143 0.319 0.388 0.442 
9 Social location and prestige of the site -0.231 -0.062 0.041 -0.097 0.248 
0.281 
10 Quality of the surrounding neighborhood -0.073 0.093 0.169 -0.141 0.333 0.315 
11 Availability of fire and police services 0.173 0.149 -0.211 0.334 0.088 0.228 
Cost factors 
12 Availability of tax abatement -0.012 0.078 0.3 84 -0.197 -0.342 -0.3 96 
13 Availability of equity capital _0.252 0.065 0.233 -0.581 ** -0.232 -0.313 
14 Existing road accessibility to the site -0.157 0.346 0.065 -0.122 -0.217 -0.196 
15 Anticipated property tax rate _0.107 0.119 0.071 -0.259 -0.281 -0.283 
16 Projected improvement costs of the site -0.048 0.359 0.541 ~* -0.577*~ -0.447 -0.539~~ 
17 Cost of undeveloped land 0.128 0.329 0.362 -0.319 -0.481 ~ -0.487* 
18 Projecting time involved to develop the site 0.138 0.466 0.177 -0.367 -0.373 -0.419 
19 Availability of public sewer and water service 0.345 0.306 0.051 0.059 -0.167 -0.109 
~~. Correlation is significant at the 0.01 level 
*. Correlation is significant at the 0.05 level 
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Table 4-3 Continued 

















20 Subdivision regulation and building codes 0.057 0.370 -0.005 
0.34 -0.144 -0.173 
21 Zoning of the site at the time of first consideration 0.18 0.165 2.09 0.078 
-0.098 -0.076 
22 Length of the subdivision review process 0.094 Q.228 0.083 -0.295 
-0.304 -0.236 
23 
Local authority cooperation 
in obtaining zoning 
variances 
0.24 0.263 0.349 -0.354 -0.657'x* -0.682~~= 
24 
Local authority cooperation 
in the extension of public 
SerV1CeS 
0.268 0.395 0.250 -0.228 -0.532 ~~ -0.578~X 
Physical land suitability 
factors 
25 Availability of undeveloped land 0.219 0.427'` 0.018 -0.434 -0.335 -0.392 
26 Size of the site 0.276 0.266 0.08 -0.303 -0.067 -0.191 
27 Topographic characteristics of the site -0.054 0.025 0.184 0.059 0.063 0.075 
28 Soil characteristics of the site 0.22 0.165 0.153 -0.328 -0.25 -0.192 
Marketability factors 
29 Present demand for housing in the area -0.048 0.414= 0.305 -0.468= -0.243 -0.313 
30 Future demand for housing in the area _0.264 0.448 ~ -0.075 -0.371 0.031 -0.007 
31 Rural character of the general area 0.13 -0.188 -0.465 ~ 0.289 0.212 0.242 
32 Information from aformal market analysis -0.168 0.231 -0.232 -0.226 0.23 0.178 
33 
Market information from 
businessman and public 
officials 
0.15 0.068 -0.420 -0.223 0.192 0.226 
34 
Presence of citizen groups 
in the area who may 
interfere with obtaining 
zoning variances 
0.149 -0.051 0.147 0.066 -0.3 3 -0.19 
35 
Presence of citizen groups 
in the area who may 
interfere with the extension 
of public groups 
0.271 -0.021 0.077 0.239 -0.24 -0.131 
*~`. Correlation is significant at the 0.01 level 
~. Correlation is significant at the 0.05 level 
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showed second highest inverse relationship (-0.657). Also, the relationship between 
local authority cooperation in the extension of public services and maximum price of 
the units showed high relationship (-0.532). The relationship between local authority 
cooperation in the extension of public services and median price of the units showed 
high inverse relationship (-0.578). 
These inverse relationships denoted that as a developer operates in the higher 
price markets, the importance of local authority cooperation decreases. One possible 
explanation is that expensive housing development project is not the government's 
housing affordability program, so it sometimes has to be done following the zoning 
ordinance or comprehensive plan. Hence, developers try to develop high price 
housings in the low-density residential zone without trying to change the zoning. 
Furthermore, the cost of the delays and protracted approval process can be attached to 
the housing price, because of the fact that the price competition in the expensive price 
housing market is relatively weak. For example, if the price of the developer's 
product is $400,000 without regulation cost and the cost of regulation barrier is 
$50,000, the consumer can absorb the cost of regulation barrier easier than the 
consumer who is looking for housing in $150,000 to $250,000 price range. The costs 
which come from lack of local authority cooperation in the extension of public services 
also can be attached to the housing price easier when developer operates in higher 
price housing market. Also, this result confirms Checchi's observation (1978) that as 
a developer operates in the higher price markets, the importance he attaches to public 
policies concerning the provision of utilities decreases. 
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The easiness to attach costs to expensive housing can be the explanation of the 
inverse relationship between median price of the units and the projected improvement 
costs of the site (Factor No. 16). The correlation coefficient between them was 
—0.539. In other words, as a developer operates in the higher price markets, the 
importance of projected improvement cost of the site decreases. 
Next, the relationship between projected improvement cost of the site (Factor No. 
16) and percentage of single-family housings project showed inverse relationship with 
the correlation coefficient of -0.577. This indicated that as a developer produce less 
single-family housings or more multi-family housings, the concern for projected 
improvement costs of the site increases. One possible explanation would be that the 
developers who develop multi-family units more need to research the projected 
improvement cost carefully because they have to withdraw the investment cost in 
long-term. Also, in general, the improvement cost of the site is greater when building 
multi-family units. If the developer skimp the improvement cost of the site, their 
project might become hard to succeed. 
Another relationship identified is between projected improvement cots of the site 
(Factor No. 16) and the number of units developed annually. This showed positive 
relationship with the correlation coefficient of 0.541. That is, as a developer develop 
more units, the importance of projected improvement cost of the site increases. 
Furthermore, the relationship between developer experience in residential 
development business and proximity to schools (Factor No. 1) showed positive 
relationship (correlation coefficient = 0.559). That is, as the developer experience in 
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residential development business increases, his/her concern with proximity to schools 
increases. That represents "older thinking" about location decisions of homeowners. 
The residential developers who have longer experience tend to have more hope to 
develop near schools in Polk County, Iowa. 
Finally, from this study, only a few statistically significant relationships were 
identified and these relationships were not extremely strong. It should be noted that 
developer's location decision behavior relies heavily upon personal intuition and 
judgment. 
4-4 Summary 
The survey results indicated that the most important factor for residential 
developers in Polk County, Iowa was the availability of public sewer and water 
services. Also, the rural character of the general area was the least important factor. 
Of thirty five location decision factors, top ten important factors include seven factors 
which have a relationship with public policy (availability of sewer and water services, 
existing road accessibility, cost of undeveloped land, local authority cooperation in the 
extension of public services, subdivision regulation and building codes, proximity to 
incompatible land uses, and quality of the surrounding neighborhood) and three factors 
which have a relationship with housing markets (projected improvement costs of the 
site, present demand, and future demand). on the other hand, of thirty five location 
64 
decision factors, least ten important factors include just three factors which have a 
relationship with public policy (availability of tax abatement, availability of fire and 
police services, and proximity to schools) and seven factors which have a relationship 
with housing markets (presence of citizen groups, availability of equity capital, 
information from a formal market analysis, market information from businessman and 
public officials, proximity to other developer land holdings, proximity to your other 
land holdings, and rural character of the general area). 
From the above findings, it is obvious that public policy is a very important 
component for developers when deciding the location of a new residential development. 
Public policy has a strong influence to residential developers' location decision 
behavior, and planners and public officials would be able to manage the community's 
growth through public policies which showed strong importance in this survey. 
Some relationships between developer characteristics and their location decision 
were identified. First, as a developer operates in the higher price markets, the 
importance of local authority cooperation decreases. Second, as a developer produce 
less single-family housings or more multi-family housings, the concern for projected 
improvement costs of the site increases. Third, as a developer develop more units, 
the importance of projected improvement cost of the site increases. Forth, as the 
developer experience in residential development business increases, his/her concern 




5.1 Summary and conclusion 
The primary objective of this thesis was to determine the factors that affect 
residential developers' decision in locating residential development in Polk County, 
Iowa. Also, this study aims to show the relationship between the developers' 
characteristics and these factors. Since major land use decisions are often made by 
private sector, planners and public officials need to understand developers' location 
decision concerns and behaviors to improve their planning process and plan for growth 
management effectively. 
A general residential development process and decision making presented in 
previous research was discussed in the Literature Review chapter. Byrne (1996) 




Peiser and Frej (2003; p.140) described that "it is often been said that the success of a 
real estate project depends on three factors; location, location, location." This study 
focused on residential developers' location decision behavior, and the relationship 
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between developer characteristics and their location decision were explored. 
It should be noted that developers' decision making may be a reflection of 
response to locational characteristics which may vary geographically. Polk County, 
Iowa was chosen as the study area of this study. Polk County is located in central 
Iowa on the Des Moines River, and is the largest county in the state. To determine the 
importance of factors that affect the residential developers' decision, a questionnaire 
was mailed to residential developers who are in residential development business in 
Polk County, Iowa. The questionnaire asked residential developers to rate the 
importance of thirty five location, cost, regulation, physical land suitability and 
marketability factors. Also, general developer characteristics relating to experience 
in land development and firm organization and production were asked. 
The survey results indicated that the most important factor affecting the site 
location decision for residential developers in Polk County, Iowa was the availability 
of public sewer and water service. The costs involved in providing these services can 
be significant and the cost to put these services would bear upon the developers' profit. 
Several similar studies conducted in the other study areas showed that the availability 
of public water and sewer services are very important factor for residential developers 
(Flaczynski 1996, Checchi 1978, Kenny 1972, Isabel 1970). That indicates that the 
importance of these services are not exceptional in Polk County, Iowa and many 
developers in the United States rank this factor as very important factor. 
The second most important factor was the projected improvement costs of the 
site. The present demand for housing in the area and future demand for housing in 
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the area were the third and forth important factors for residential developers in Polk 
County, Iowa. These factors affect the residential development project's profitability. 
Because one of the developer's roles in housing market is to take the investment risk, 
developers consider projected improvement cost and housing demand carefully to 
reduce the investment risk. 
On the other hand, the least important factor affecting the site location decision 
for residential developers in Polk County, Iowa was the rural character of the general 
area. The rural character has attractiveness for some communities, but developers in 
Polk County, Iowa do not rank this factor important. The proximity to other 
developer land holdings and proximity to your other land holdings showed second least 
importance. Even though developers considered the present and future demand for 
housings very important, they consider the proximity to other developer land holdings 
and their own holdings not very important. This result indicated that demand side of 
the housing market is more important for residential developers in Polk County, Iowa 
than supply side of the housing market. 
Next, some relationships between developer characteristics and their location 
decision were identified from this study. As the developer characteristics, the number 
of years in residential development business, number of employees the firm has, 
number of units produced annually, percentage of single-family housing project, 
maximum price of the units, and median price of the units were utilized in this analysis. 
In order to explore the relationship between these six developer characteristics and 
thirty five location decision factors, correlation coefficients were calculated. 
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The first relationship identified was between local authority cooperation and the 
price range of units. As a developer operate in the higher price markets, the 
importance of local authority cooperation decreases. This result confirmed Checchi's 
observation (1978) that as a developer operates in the higher price markets, the 
importance he attaches to public policies concerning the provision of utilities 
decreases. 
Next, as a developer operates in the higher price markets, the importance of 
projected improvement costs of the site decreases. A possible explanation is that it is 
easier to attach the improvement cost to expensive housings than cheap housings. 
Also, as a developer produce less single-family housings or more multi-family 
housings, the concern for projected improvement costs of the site increases. 
Another relationship identified is between projected improvement cots of the site 
and the number of units developed annually. That is, as a developer develop more 
units, the importance of projected improvement cost of the site increases. 
Furthermore, the relationship between developer experience in residential development 
business and proximity to schools showed positive relationship. That is, as the 
developer experience in residential development business increases, his/her concern 
with proximity to schools increases. The residential developers who have longer 
experience tend to have more hope to develop near schools in Polk County, Iowa. 
It should be noted that developer's location decision behavior relies heavily 
upon personal intuition and judgment. Hence, personal intuition and judgment might 
have more impact on location decision behavior than developer characteristics. 
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Overall, regulation factors were the most important factors for residential 
developers in Polk County, Iowa. Since regulation factors are beyond the developers' 
effort, they consider the regulation factors carefully when deciding where to develop. 
On the other hand, location factors were the least important factors. The survey 
results indicated that, for location factors, negative concern was more important for 
residential developers than positive concerns. 
Of thirty five location decision factors, top ten important factors include six 
factors which have a relationship with public policy and four factors which have a 
relationship between housing markets. On the other hand, of thirty five location 
decision factors, least ten important factors include just three factors which have a 
relationship with public policy and seven factors which have a relationship between 
housing markets. It is obvious that public policy is a very important component for 
developers when deciding the location of a new residential development. Public 
policy has a strong influence to residential developers' location decision behavior, and 
planners and public officials would be able to manage the community's growth through 
public policies which showed strong importance in this survey. Suggestions to 
planners and public officials are discussed next. 
5.2 Suggestions to planners and public officials 
It was started in this study that if planners and public officials know and predict 
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the private developers' willingness to locate a new development, they could improve 
their decision making process and manage the development effectively. As 
mentioned earlier, this study found public policy has a strong influence to residential 
developers' location decision behavior in Polk County, Iowa. Hence, from this study, 
it is possible to make the following comments. 
It was indicated that the most important factor affecting the site location decision 
for residential developers in Polk County, Iowa is the availability of public sewer and 
water service. The availability of public water and sewer services makes more 
attractive to develop for residential developers. Far planners and public officials, the 
most effective strategy to stimulate the housing development is expanding or supplying 
available water and sewer lines. 
The present and future demands were the third and forth important factors for 
residential developers in Polk County, Iowa. Byrne (1996; p.5) described that 
"changes in consumer preference, the rise and fall of economic cycles, or changes in 
interest rates are difficult to foretell over when the medium term and once a 
development has been started it is difficult to change." Since housing demand and 
economic conditions are closely related, planners and public officials would need to 
consider not only housing demand but also economic conditions when planning the 
community's growth management. 
Existing road accessibility was the forth important factor for residential 
developers. Extending or maintaining the road is very effective for planners and 
public officials to stimulate residential development activity in Polk County, Iowa. 
~~ 
Also, local authority cooperation was very important factor for residential 
developers. As mentioned earlier, developers and planners and public officials have 
to cooperate together. Residential development is time consuming business, and time 
delay of regulation approval cost developers. For planners and public officials, It is 
needed to contact with developers and to know developers' considerations. 
Proximity to schools and the availability of fire and police services indicated low 
importance. The strategy to supply schools or fire and police services would not be 
effective to stimulate the residential development in Polk County, Iowa as compared 
with the strategy to supply public sewer and water services or road accessibility. 
The availability of tax abatement showed relatively low importance. Even 
though the tax abatement is one of the tools to stimulate development, residential 
developers in Polk County, Iowa do not consider tax abatement very important factor. 
Next, it was found that as a developer operates in the higher price markets, the 
importance of local authority cooperation decreases. This suggests that residential 
developers who operate in the higher price markets are less concerned with the local 
authority cooperation than those who operate in the lower price markets. Even 
though residential developers' concern for local authority cooperation vary with the 
developers' market orientation, it is recommended that planners and public officials 
cooperate with developers equally so that the Polk County holds high income housings 
and moderate or low income housings appropriately. 
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5.3 Suggestions to further research 
The data utilized in this study are derived from a mail questionnaire. A 
disadvantage of mail questionnaire is that questionnaire requires simple and easily 
understood questions (Frankfort-Nachmias and Nachmias, 2000). An in-depth 
interview could have given the researcher a greater understanding of the residential 
developers' location decision behavior. The mail questionnaire was conducted in this 
study because the cost is low and respondents can have time to think about their 
answers as compared with interview survey. Also, in the interview survey, the 
interviewer's characteristics might affect the results. However, the interview research 
method is highly recommended in order to obtain more detailed information of 
developers' location decision behavior. 
Finally, as mentioned earlier, developers' location decision behavior may vary 
geographically. Hence, additional research is needed in order to gain a broader 
understanding of residential developer's location decision behavior. Further 




Residential Developer Questionnaire Survey 
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Residential Developer Questionnaire Survey 
Introduction 
My name is Dan Kitayama, and I am a graduate student at the Department of Community and 
Regional Planning, Iowa State University. I am working on a Master's thesis which deals with the 
residential developer's location decision behavior. 
My goal is to discover the factors that affect the residential developers' decision in selecting sites 
for residential development/purchase. If planners or public officials are informed of the developers' 
concerns in locating development, they would be able to improve their planning process and plan for 
growth management effectively. So, I would like to ask you questions about your firm and your 
site/location considerations. This questionnaire consists of two sections. Section 1 is designed to 
research the firm's characteristics related to production and experience in residential development. 
In section 2, you will be asked the importance of a series of factors that affect your firm's decision to 
locate a residential development. 
Section 1: Firm's data 
Please fill in the blank of the each question or check the appropriate answer. 
How long have you been in residential development 
business? 
What is your organization type? Please check the 
appropriate answer. 
3 :How many employees does your firm have? 
4 ~ On the average, how many acres do you develop annually 
in the last five years? 
5 ~ How many units does your firm develop annually? 
6 :What is the price range of the units? 
..................... fi........._..............................................................................................................................................-....__...._.............~_..«........-......«~......._____._~..__.«.._.._....................................._... 




  Partnership 




What percentage of your projects are multi-family units? 
What is your firm's extent of business activities? Please 
check all that apply. 
Section 2: Location decision factors 
 Developer 
 Builder 
 Commercial development 
 Property management 
 Real estate financing 
 Others 
Listed below are some factors such as location, cost, regulation, physical land suitability and 
marketability that may influence your firm's decision to locate a residential development. Please 
indicate whether you feel that each factor should have extreme importance, much importance, some 
importance, little importance, or no importance. 
A. Location factors 
Factors 
Proximity to schools 
How much importance does 
each factor have? 
(Please circle one answer for each 
factor) 
Extreme Much Some Little No 
2 Proximity to highways Extreme Much Some Little No 
3 Proximity to employment 
Proximity to incompatible land uses such as landfills, 
heavy industry, etc 
Extreme Much Some Little No 
Extreme Much Some Little No 
Proximity to recreational and scenic areas Extreme Much Some Little No 
6 Proximity to shopping centers Extreme Much Some Little No 
7 Proximity to other developer land holdings 
8 Proximity of the site to your other land holdings 
Extreme Much Some Little No 
Extreme Much Some Little No 
9 Social location and prestige of the site Extreme Much Some Little No 
10 Quality of the surrounding neighborhood Extreme Much Some Little No 
11 Availability of fire and police services Extreme Much Some Little No 
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B. Cost factors 
Factors 
How much importance does 
each factor have? 
(Please circle one answer for each 
factor) 
Availability of tax abatement 
2 Availability of equity capital 
3 Existing road accessibility to the site 
4 Anticipated property tax rate 
5 Projected improvement costs of the site 
6 
8 
Extreme Much Some Little No 
Extreme Much Some Little No 
Extreme Much Some Little No 
Extreme Much Some Little No 
Extreme Much Some Little No 
Cost of undeveloped land 
Projecting time involved to develop the site 
Availability of public sewer and water service 
C. Regulation factors 
1 
Factors 
Subdivision regulation and building codes 
Extreme Much Some Little No 
Extreme Much Some Little No 
Extreme Much Some Little No 
How much importance does 
each factor have? 
(Please circle one answer for each 
factor) 
Extreme Much Some Little No 
2 Zoning of the site at the time of first consideration Extreme Much Some Little No 
Length of the subdivision review process 
4 
Extreme Much Some Little No 
Local authority cooperation in the extension of public 
services Extreme Much Some Little No 







Availability of undeveloped land 
Size of the site 
How much importance does 
each factor have? 
(Please circle one answer for each 
factor) 
Extreme Much Some Little No 
Extreme Much Some Little No 
Topographic characteristics of the site Extreme Much Some Little No 
Soil characteristics of the site Extreme Much Some Little No 
~~ 
€ 5 
E. Marketability factors 
Factors 
1 ~ Present demand for housing in the area 
2 ~ Future demand for housing in the area 
How much importance does 
each factor have? 
(Please circle one answer for each 
factor) 
Extreme Much Some Little No 
Extreme Much Some Little No 
3 Rural character of the general area 
4 ~ Information from a formal market analysis 
Market information from businessman and public 
officials 
Extreme Much Some Little No 
Extreme Much Some Little No 
Extreme Much Some Little No 
Presence of citizen groups in the area who may 
~ interfere with obtaining zoning variances Extreme Much Some Little No 
Presence of citizen groups in the area who may 
interfere with the extension of public services Extreme Much Some Little 
In deciding where to locate residential development, what do you consider to be the 3 most important 
factors to this decision? 
Are there any factors not listed that are important? 
Please write your additional comments on the space below. 
Than k you for your help. 
Please return your completed questionnaire in the enclosed envelope to 
326 College of Design, Institute for Design Research and OutUeach (IDRO) 
Iowa State University 
Ames, IA, 50011-3091 
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